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P.A.S.:  Special Permit No. 1981 DATE: July 12, 2002 

PROPOSAL: Joel and Kathy Sartore have requested a special permit to preserve
the Hitchcock House, a proposed landmark at 2733 Sheridan Blvd., by using a portion of
the existing garage as an apartment for an employee or employees engaged in the
upkeep of the premises.

GENERAL INFORMATION:   

CONCLUSION: If the Hitchcock House is designated as a Landmark (CZHP75),
approval of the requested special permit under section 27.63.400
(Special Permit: Historic Preservation) of the Zoning Code and with
the Comprehensive Plan.

RECOMMENDATION:   Conditional approval

GENERAL INFORMATION:   

LEGAL DESCRIPTION: The west half of Lot 5, all of Lots 6-8, and the east half of Lot 9,
Block 11, Sheridan Park Addition, in the SW quarter of Sec. 31-T10N-R7E in Lincoln,
Lancaster County, Nebraska.

LOCATION: South side of Sheridan Blvd. between S. 27th Street and Bradfield
Drive. 

APPLICANT: Joel and Kathy Sartore 
2733 Sheridan Blvd.
Lincoln, NE 68502
(402)474-1006

CONTACT: Katy Haar 
2733 Sheridan Blvd.
Lincoln, NE 68502
(402)474-1006

EXISTING ZONING: R-1 Residential.

SIZE: 0.4 acres, more or less. 

EXISTING LAND USE: Single family residence 
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SURROUNDING LAND USE AND ZONING: R-1 (Residential) on all sides, with R-4
(Residential) nearby to northwest at S. 27th and Lake Sts. and R-2 (Residential) nearby to
north at Stratford Ave.  The surrounding area is predominantly single family housing, with
some condominium/apartments at 27th & Lake.

HISTORY: Development of Sheridan Blvd. began in 1909 from South to Lake Streets. 
The immediate area of Hitchcock House was platted in 1916.  The house and garage
were built in 1922 by contractor Peter Hansen from designs by architect Jesse B. Miller. 
The house has had a succession of prominent occupants including auto dealer W. F.
Hitchcock, businessman Fred Sidles, and attorney Philip Aitken.  Structural evidence
makes it clear that the upper floor of the garage has been used as an apartment; most
likely it was built as such.  Long-time neighbors recall its occupancy by household staff and
by family members.

UTILITIES: This area is served by all City utilities.

PUBLIC SERVICE: This area is served by all City public services.

ESTHETIC CONSIDERATIONS:
This handsome  house stands on one of the longer frontages along Sheridan Blvd., in the
heart of that potential historic district. Approval of the special permit would assist the
owners in maintaining the property, the historic character of which would be protected by
the preservation guidelines and design review process of the accompanying landmark
designation. 

ALTERATIVE USES:
Permitted uses in the R-1 district for a property of this size include single and two family
dwellings and a variety of public uses.  

ASSOCIATED APPLICATIONS:
Landmark designation CZHP75, to declare the W. H. Hitchcock House as a landmark
under Chapter 27.57 of the Zoning Code.

ANALYSIS:  

This request to rehabilitate and use the garage apartment on this property could be made
under section 27.63.640 of the Zoning Code (“Permitted Special Use: Dwelling Units for
Domestic Employees in Accessory Buildings”) but instead is made under 27.63.400
(“Permitted Special Use: Historic Preservation”) in recognition and protection of the
historic character of the property. 
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Lincoln Municipal Code Section 27.63.400 states, in part:
In any zoning district a special permit may be granted to
allow the preservation of a historic structure or site and the
reuse thereof.  This permit shall be limited to structures or
sites designated as landmarks under Chapter 27.57.

(a)  The City Council may approve, by special permit,
any use of a historic structure or site in any zoning district
after review and consideration of the following:

(1)  The significance of the historic structure or
site and the degree of variation sought from the
permitted uses of the district;

(2)  The extent to which economic factors
necessitate the change in use;

(3)  The extent of proposed exterior change to
the structure or site;

(4)  The impact on the surrounding area;
(5)  The compatibility of the proposed use to

the structure or site and the surrounding area; and
(6)  The manner in which the public will be

benefitted by such proposed use.

The first consideration of 27.63.400--the significance of the structure, will be answered by
actions on the associated application, CZHP75.  Staff recommends that the Hitchcock
House appears to meet the criteria for landmark designation, as one of the finest Colonial
Revival style house in the city, and one associated with a succession of prominent
residents.

Regarding the second point for consideration raised by 27.63.400--the degree of variation
between the requested use and uses allowed in the district--the site is large enough in
area and in frontage to allow a duplex use.  Instead the owners wish to be allowed to
rehabilitate and use the historic apartment of the garage, and are willing to stipulate a
condition that the whole premise meet the zoning code’s definition of “family”
(27.03.220)–in other words that the garage not be occupied by more than two individuals
not related by blood, marriage or adoption to the principal family in the main house.  The
total use of the premise would therefore arguably be less intensive than the permitted use
of premise for two-family (duplex) use.
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The degree to which economic factors necessitate the proposed change is probably also
modest.  The applicants simply point out that this is a large property with considerable
historic landscaping that has required and will continue to require extensive efforts to
restore and maintain.  The tenant or tenants of the garage apartment would assist with
these efforts.

No exterior or site changes are proposed in association with this application.  Egress from
the apartment would be provided within the structure of the garage.  No signs are
requested or planned.

The proposal’s impact on the surrounding area seemingly would be slight, considering the
size of the parcel and the ample parking already available.  The impact may be beneficial
through the apartment occupant’s work on the grounds.  

Another question posed by section 27.63.400 is the compatibility of the proposed use with
the surrounding uses.  Since the proposal is residential, and the site seems large enough
to absorb the impact of an additional residence (and is deemed large enough for a duplex
by the zoning code), the requested use seems compatible.

Finally, the zoning code asks the public benefit of the proposal.  The principal benefit
probably would be the improved maintenance of a large and prominent historic property. 
A second benefit may be the landmark designation and accompanying protection of a
significant site, through the incentive of the landmark special permit.  Finally, historic
buildings typically are best preserved when well utilized.  Re-establishing the historic
apartment in the garage should serve to maintain that building and the whole site.

Recommended finding: 1) The proposed garage apartment appears to be
comparable in intensity to uses currently permitted by right on
the property.
2) Heightened maintenance of a historic house and property
are always desirable. 

STAFF RECOMMENDATION: 
That the Commission recommend approval of the requested
garage apartment to the City Council, with the following
conditions:
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CONDITIONS:

Site Specific:
1. This approval permits the use of the upper floor of the garage on the Hitchcock

House property for a residence for a person or persons employed in the upkeep of
the premises.

2. The whole premises shall meet the definition of “family” specified in LMC
27.03.220.

General:

3. The construction plans shall comply with the approved plans.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the apartment, all development and construction shall have
been completed in compliance with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the
owner.

4.3 The site plan accompanying this permit, approved by the City Council
represents the official approved permit, and shall be the basis for all
interpretations of setbacks, yards, locations of buildings, location of parking
and circulation elements, etc.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.5 The City Clerk shall file a copy of the resolution approving the permit and the
letter of acceptance with the Register of Deeds.  The Permittee shall pay the
recording fee in advance.

Prepared by:

________________________
Edward F. Zimmer, Ph.D.
Planner II
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